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The City of Oceanside is tak-
ing strategic actions to ensure 
the community’s prosperity 
and promote high quality liv-
ing standards.   

On April 15, 2009,  the City 
Council adopted the Coast 
Highway Vision and Strategic 
Plan and urban design guide-
lines to promote smart growth 
objectives and principles. 

In planning effectively for 
Coast Highway’s future, 
Oceanside increasingly recog-
nizes that to achieve high 
quality design and environ-

mentally and economically sustainable de-
velopment, investors must be provided with 
the tools they need to succeed.   

To that end, a comprehensive incentives 

program has been created to promote 
Excellence in Development and Growth Effi-
ciency (EDGE).   

Consistent with the Coast Highway Vision 
and Strategic plan, EDGE is intended to 
facilitate the revitalization of the corridor 
with mixed use, pedestrian friendly, envi-
ronmentally conscious and culturally en-
riched development while providing inves-
tors with the economic “edge” necessary to 
realize financial and economic goals.     
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The California Statewide Communities De-
velopment Authority (CSCDA) is a joint 
powers authority sponsored by the League 
of California Cities and the California State 
Association of Counties.  By its membership 
in CSCDA and participation in the State-
wide Communities Infrastructure Program 
(SCIP) the City of Oceanside enables de-
velopment applicants to apply and obtain 
low-cost, long term financing for  eligible 

development impact fees and improve-
ments, which can otherwise entail substan-
tial cash outlays.   
 
Eligible costs are typically limited  to 
those which are required to be paid to 
the City to mitigate the impact of devel-
opment and which will ultimately be used 
by the City to pay for public infrastruc-
ture. 

SCIP is administered by highly trained and 
experienced consultants selected by 
CSCDA. Upon receipt of a completed ap-
plication , including the Landowner Informa-
tion Form, the SCIP team reviews it and de-
termines eligibility of the fees and improve-
ments for which the applicant seeks financ-
ing and the creditworthiness of the appli-
cant of the project. 
 
Once approved by the SCIP team, the ap-
plication is countersigned by the City of 
Oceanside.  Applications are aggregated 
for inclusion in the next round of financing.  
Periodically, as warranted by the accumu-
lation of approved applications, CSCDA 
issues tax exempt revenue bonds.  The  
proceeds from the bonds are used to fi-

nance the fees and/or improvements for 
qualifying projects throughout the State. 
 
Revenue to pay debt on the bonds are 
derived by CSCDA either through the levy 
of special assessments on the parcels 
which comprise the participating projects 
by establishing one or more assessment 
districts or through the levy of special 
taxes on the project parcels by establish-
ing a community facilities district (CFD).   
 
Absent circumstances which warrant a 
CFD, the Assessment District format  has 
been and is expected to continue to be 
the customary format for SCIP financing. 

Statewide Community Infrastructure (SCIP) Program  

 Process 

Eligibility  

development impact fees payable to lo-
cal agencies other than the City of 
Oceanside may also be financed. 
 
  

SCIP is available to all property owners 
and developers of properties located 
within the Coast Highway Vision and Stra-
tegic Plan area.   
 
For projects determined to be qualified, 
SCIP provides non-recourse financing of 
either eligible development impact fees 
payable to the City or  eligible public capi-
tal improvements or both.  Under certain 
circumstances and on a case by case basis, 
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The City of Oceanside has 
established the “Green-Tape” 
expedited entitlement and 
building permit processing   
program in effort to attract  
targeted land uses, and attain 
the high quality smart growth 
design solutions advocated in 
the Coast Highway Vision and 
Strategic Plan.    

The City prioritizes and expedites process-
ing of development entitlement and build-
ing permit applications that meet the ob-
jectives of the Coast Highway Vision and 
Strategic Plan. 

The Coast Highway Smart Growth Criteria 
Scorecard is utilized as a means of estab-
lishing objective metrics for determining 
project consistency with the vision for the 
area. 

The scorecard includes 30 questions about 
land use, proximity to transit, accessibility, 
design and aesthetics and other smart 
growth/ livable community characteristics.   

     

processing and will retain that priority 
status until its completion- unless subse-
quently modified in a manner that affects 
its eligibility.   

With the applicant’s concurrence, review of 
entitlement applications  and plan checking 
may be outsourced to further streamline 
project review.  All costs associated with 
use of staff extension consultant services 
will be the sole and full responsibility of 
the applicant.  

Applicants who wish to be considered for 
“Green-Tape” expedited processing pro-
gram must complete and submit The Coast 
Highway Smart Growth Criteria Scorecard  
in conjunction with the initial project entitle-
ment applications. 

Planning staff will evaluate the project and 
issue a determination on the project’s 
“Green Tape” eligibility/status within 30 
days from application submittal. 

Once “Green-Tape” status is granted the 
project will be prioritized for both devel-
opment entitlement and building permit 

“Green-Tape” Expedited Entitlement Processing 

Process 

Eligibility 

Eligible projects that also serve as catalytic 
developments, in accordance with the 
Coast Highway Vision and Strategic Plan, 
will be  reviewed and processed in ad-
vance of all other “Green-Tape” propos-
als.   

All development projects on properties 
located within the boundaries of the Coast 
Highway Vision and Strategic Plan corridor 
area that achieve a total score of 85% or 
greater on the Coast Highway Smart 
Growth Criteria Scorecard are eligible for 
“Green-Tape” expedited processing.   
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A public/private partnership agreement 
between the City of Oceanside and eligi-
ble applicants/property owners of devel-
opment proposals within the Coast Highway 
Vision and Strategic Plan area’s boundaries 
can be set in place to guarantee develop-
ment entitlement rights vesting beyond the 
time limits set forth in the Oceanside Zoning 
Ordinance.   

The goal of this incentive is to retain cer-
tainty in approved entitlement conditions  
and eliminate the unpredictability associ-
ated with potential changes in policies and 

zoning laws the may affect development 
costs of a project subsequent to project 
approval.    

Entitlement vesting provides additional , 
assurance not only to investors/
developers/property owners but also to  
the community guaranteeing  that projects 
will be constructed in accordance with 
approvals granted by the City for a pre-
determined period of time. 

 

Applicants who wish to enter into a public/
private agreement with the City of Ocean-
side will be required to formally declare 
their intent as part of their initial project 
entitlement application submittal. 

The Development Agreement request and 
draft development agreement document 
will be considered in conjunction with pro-
ject entitlement processing. 

As a material part of the consideration 
for setting the Development Agreement in 
place the parties will agree that the exist-
ing land use regulations will be applica-
ble to the development of the project for 
a period of time not to exceed 10 years.    

As part of the vesting agreement the ap-
plicant may be subject to additional con-
ditions related to improvements and fees.     

Public/Private Partnership Agreements -Entitlement Vesting  

Process 

Eligibility 

 

 

Development proposals within the Coast 
Highway Vision and Strategic Plan area 
that are found to be consistent with the land 
use strategy and design principles of the 
adopted plan are eligible and may request 
to obtain entitlement vesting via a public/
private partnership agreement.   

Eligible development projects must achieve 
a total score of 85% or greater on the 
Coast Highway Vision and Strategic Plan 
Scorecard to qualify/ enter into a develop-
ment agreement with the City of Ocean-
side.   
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In accordance with the adopted Coast 
Highway Vision and Strategic Plan, 
the Oceanside Transit Center and 
Sprinter  Station areas  are ex-
pected to be developed as mixed-
use, pedestrian oriented nodes.   

The Transit Center is envisioned to 
serve as an extension of the down-
town business district providing op-
portunities for additional commerce, 
employment areas and supporting 

luxury and workforce housing.  The 
Sprinter Station is envisioned as a focal 
area where arts, technology and environ-
ment would converge with business and 
commerce in a way that contributes to the 

cultural and economic viability of the City. 

For this vision to materialize intensification 
of both areas will be necessary, to create 
critical mass business centers and synergis-
tic environments. 

To achieve set vision goals the City of 
Oceanside has adopted a Transfer of De-
velopment Rights (TDR) ordinance that des-
ignates both areas as  density credit 
“receiving” sites.  This designation not only 
serves to implement the transit oriented 
development anticipated in those nodes 
but also provides for the much desired va-
riety of building heights/street scene along 
the predominantly designated “sending” 
sites of Coast Highway.     

Sending site land owners are incentivized 
to participate since they can forego the 
development approval and building proc-
ess yet receive payments commensurate 
with the realized profits of their property 
built to its highest and best use.     

Eligible receiving sites may be developed 
at higher densities than otherwise allowed 
by current base density/intensity standards 
with requisite purchases of “density cred-
its”.  Receiving sites are incentivized to 
participate since they are able to realize 
greater profits through enhanced entitle-
ments. Additional bonus density is 
awarded to affordable housing develop-
ment proposals.  

The TDR program is a voluntary market-
driven program involving willing sellers 
and buyers.  The program allows eligible 
sending site landowners (lots targeted for 
preservation) to sever certain development 
right(s) as defined in the TDR ordinance 
from rights associated with land ownership.   

Sending site landowners that choose to 
participate in the program are compen-
sated at fair market value for the lost de-
velopment potential through market sales 
of those development rights (“density cred-
its”).  Once the development rights are 
sold, the land is protected from future de-
velopment in perpetuity through conserva-
tion easements.   

Smart Growth Transit Oriented Development (TOD) Incentives  

Process 

Eligibility  

greater on the Coast Highway Vision and 
Strategic Plan Scorecard would qualify as 
a TDR project.   

The preferred maximum heights within key 
Coast Highway Vision and areas are iden-
tified in the Coast Highway Vision and 
Strategic Plan diagram p51. 

Designated “sending” and “receiving” sites 
identified in the City of Oceanside TDR 
map may participate in the program.  

All development projects on properties 
located within the boundaries of the Coast 
Highway Vision and Strategic Plan corridor 
area that achieve a total score of 85% or 
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The Mills Act is a State law allowing cities 
to enter into voluntary agreements with the 
owners of historic structures. 
 

These agreements allow a reduction for 
property taxes for the owner in return of 
maintaining, preserving, and protecting 
the property for a minimum of ten years. 

Applicants interested in participating in the 
Mills Act program are encouraged to  ar-
range a pre-application meeting with staff 
to become well-acquainted with the Mills 
Act Program requirements (Chapter 14A) 
and to verify that the resource is a desig-
n a t e d  h i s t o r i c a l  r e s o u r c e . 
 

Mills Act program applicants must  submit a 
complete application to the Planning Divi-
sion for review. Staff will review the submit-
ted application and will perform a field 
inspection to verify the condition of the 
property. Staff will prepare the draft con-
tract to be forwarded to the Oceanside 
Historic Preservation Commission (OHPAC) 
for review and recommendation.  The City 
Planner will finalize the decision to place 
the property under a Mills Act Contract. 

Terms of Contract:  
 
 The term of the contract will be set for 

a minimum of 10 years. 
 The property owner is responsible for 

and will benefit from the historical 
property. 

 The City and qualified property owner 
shall comply with all provisions of the 

California Mills Act such as indemnify-
ing and holding the City harmless 
from all claims. 

 Permission must be granted by the 
property owner for the Landmarks 
Board, the Assessor, the Department 
of Building Inspection, the Office of 
Historic Preservation of the California 
Department of Parks and Recreation,  
and the State Board of Equalization 
to conduct examinations of the interior 
and exterior of the property. 

 An agreement will be established that 
the City can cancel the contract, or 
seek enforcement of the contract  only 
if the  owner has violated the terms of  
the contract. 

Historic Preservation/ Mills Act Incentives   

Process 

Eligibility 

torical Interest, and locally desig-
nated landmarks to qualify for the 
program. 
Owner-occupied family residences 
and income-producing commercial 
properties may qualify for the 
Mills Act. 
 

Qualified historic properties within the 
Coast Highway Vision and Strategic Plan 
area are eligible for Mills Act incentives.  
The property must be listed on any federal, 
state, county, or city register, including the 
National Register of Historic Places, Califor-
nia Register of Historical Resources, Califor-
nia Historical Landmarks, State Points of His-
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The City of 
Oceanside is com-
mitted to restoring 
the visual appear-
ance of priority 
commercial corri-
dors citywide and 
the Downtown Re-
d e v e l o p m e n t 
Area.  As part of 
this commitment 
the City has set in 

place a program - the Commercial Fa-
çade/ Paintbrush Program - to incentivize 
exterior improvements to business facades.    

Beyond improving the visual appearance 
of the City’s corridors and downtown, im-
provements completed as part of this in-

centive program  are ultimately intended 
to attract new businesses, customers, jobs 
and investments into priority commercial 
areas and by doing so create a vibrant 
environment that would further enhance 
Oceanside residents’ quality of life.  

Coast Highway, Oceanside Blvd and the 
Railroad View Corridor within the Coast 
Highway Vision and Strategic Plan area 
are designated as priority corridors under 
this program.   

The Commercial Façade/ Paintbrush incen-
tive program provides a matching rebate 
grant of 50% of eligible exterior improve-
ment costs to applicants up to a maximum 
of $25,000 (within the redevelopment 
area) and $10,000 (outside the redevel-
opment area). 

NOTE: Within the redevelopment area, if 
three or more businesses on the same block 
participate as part of a single application 
request the rebate is increased to 65% of 
the total costs.  The rebate is further in-
creased to 75% of the improvement costs 
if the entire block participates.      

staff will review the request to determine if  
the project would advance the goals and 
objectives of the Coast Highway Vision 
and Strategic Plan.  If approved the appli-
cant must commence work within 30 days 
from the date of approval and complete 
all work within 90 days.  

This program is administered by the Eco-
nomic and Community Development De-
partment and is subject to approval by the 
Director.   All work must be approved by 
the City prior to construction/installation in 
order to qualify under  the grant program.  

Upon submittal of a grant application City 

Commercial Façade/ Paintbrush (Exterior) Incentives 

Process 

Eligibility 

canopies, signs, light fixtures and installa-
tion of permanent landscaping.     

Assistance under this program is subject to 
availability of funding and will be granted 
on a first come first served basis at the sole 
discretion of the City. 

Businesses along the segments of Coast 
Highway, Oceanside Blvd, the Railroad 
View Corridor and Downtown Redevelop-
ment Area are eligible to apply for rebate 
grant(s) under this program.   

Eligible improvements include exterior 
painting, repair/replacement of awnings, 
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Oceanside is a progressive coastal commu-
nity  that strives to maintain high quality 
standards of living for its citizens and  to 
balance environmental sustainability issues 
with economic needs.   

To that end the  City of Oceanside has es-
tablished a low-interest loan program to 
promote adaptive reuse/of underutilized 
structures as well as eco-friendly interior 
building improvement along the Coast 
Highway corridor  and within the Arts Tech-
nology and Environment District.   

The City offers  low-interest loans (2-4%)  
to applicants who rehabilitate and convert 
existing excess commercial space along 
Coast  Highway in to mixed-use 
( c o m m e r c i a l / r e s i d e n t i a l / o f f i c e )
developments and those that convert excess 

residential space within the Arts Technol-
ogy and Environment District into mixed-
uses that are encouraged within the over-
lay area by the Plan.    

Eco-friendly interior building improve-
ments under this program should contrib-
ute to a development’s environmental sus-
tainability and may include items such as 
but not limited to low flow toilets,  alter-
native means of energy systems, installa-
tion of grease traps etc. 

The maximum loan amount will be calcu-
lated on the basis of $75 per sq. ft. of 
floor area served or as determined by 
the City, up to a maximum of $50,000.  
The maximum term of the loan is 7 years.   

This program is administered by the Eco-
nomic and Community Development De-
partment and all loans are subject to re-
view and approval by the  Economic Devel-
opment Director.  

Applications for low-cost adaptive reuse 
and/or eco-friendly building improvement 
loans may be submitted for consideration 
by property owners of buildings within eli-
gible Coast Highway Vision and Strategic 
plan areas or building lessees with written 
consent from the property owner.   

Eligible applicants  must receive approval 
by the City of Oceanside prior to com-
mencing any work related to the low-cost 
loan.   All completed work must be build-
ing and zoning code compliant. 

Adaptive Reuse & Eco-friendly (Interior) Incentives 

Process 

Eligibility 

improvements low-cost loans.   

Assistance under this program is subject to 
availability of funding and will be 
granted on a first come first served basis 
at the sole discretion of the City. 

Development proposals within the Coast 
Highway Vision and Strategic Plan area 
that are found to be consistent with the land 
use strategy and design principles of the 
adopted plan are eligible and may request 
and obtain adaptive reuse/ eco-friendly 
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In collaboration with  “XYZ Partner-
ship”   - a local private non-profit or-
ganization  - the City of Oceanside 
strives to establish a district which will 
foster  creative arts (fine and per-
forming), innovative technology and 
environmental design businesses.   

The district is intended to create a 
synergistic, unique and sustainable 
business, educational and entertain-
ment environment where convention-
ally separate but uniquely related 
fields converge, flourish and contrib-
ute to Oceanside’s commerce, culture 
and identity.   

To that end “XYZ Partnership” offers exist-
ing eligible arts, technology and environ-
ment related businesses incentives to retain 
them within targeted areas, promote the 

relocation of new businesses within certain 
area and  encourage reinvestment,  par-
ticularly within the Arts, Technology and 
Environment District.   

Incentives include but are not limited to the 
following: 

 Low-cost (or zero interest) existing 
business retention and new business 
start-up loans ($___max for a 5yr. 
period)  

 Relocation assistance rebates for costs  
associated with the relocation of eligi-
ble businesses within the Arts Technol-
ogy and Environment District and  the 
Sprinter Transit Oriented Development. 
($5,000 max)  

 Staff resource team assistance. 

Prior to loan funding or rebate issuance: 
 The City of Oceanside must confirm in 

writing project consistency with the 
Coast Highway Vision and Strategic 
Plan.  

 The business must have a developed 
marketing and business plan in place. 

 The business must keep longer hours to 
serve evening customers. 

 The business must add jobs other than 
that of the business owner. 

 

Requests for low-cost loans and relocation 
assistance rebates are processed by “XYZ 
Partnership” staff and granted by the 
Board of Directors.   
 
Upon receipt of a completed application 
for a low-cost loan or relocation cost re-
bate, the “XYZ Partnership” staff reviews 
and determines eligibility of the costs for 
which the applicant seeks financing and the 
creditworthiness of the project applicant. 
 

Arts, Technology and Environment District Incentives  

Process 

Eligibility 

Approval of any incentives is subject to 
availability of funds and will be offered 
on a first come first served basis using es-
tablished criteria to qualify applicants.  

  

Arts, Technology and Environment  related 
businesses located within the Coast High-
way Vision and Strategic Plan area which  
are consistent in terms of land use and de-
sign with the adopted plan are eligible to 
apply for available incentives.   
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Typical site design and building practices 
overlook the interrelationships among a 
building, its components, its surroundings 
and its occupants. As a result “typical” 
buildings consume more of our resources 
than necessary and generate large 
amounts of waste. 

Green land use, building design and con-
struction strategies are intended to reduce 
development impacts on their surroundings.  
Green development  benefits include better 
use of resources, significant operational 
savings, and increased workplace produc-
tivity. 

Although there are many techniques for 
designing and building green developments 
desirable green design components often: 

 Preserve natural vegetation; 

 Contain non-toxic or recycled-content 
building materials; 

 Maintain good indoor air-quality; 

 Use water and energy efficiently; 

 Conserve natural resources; 

 Feature natural lighting; 

 Include recycling facilities throughout; 

 Include access to public transporta-
tion; 

 Feature flexible interiors; and 

 Recycle construction and demolition 
waste.   

The City of Oceanside encourages build-
ers and developers to incorporate 
“green” components in all projects and 
utilizes the US Green Building Council’s 
Leadership in Energy and Environmental 
Design (LEED)  Green Building Rating Sys-
tem as a way to measure the energy and 
environmental performance of buildings.   

Planning  entitlement processing fee re-
bates are available to projects that 
achieve LEED “Silver” certification or 
higher.  

Upon filing of the planning entitlement ap-
plication(s) for a development that is antici-
pated to be certified at the level of LEED 
Silver or higher, the applicant would  submit 
100% of the normally requested fee.   

After project construction, the applicant 
may submit proof of the LEED Silver or 

higher certification.   

Upon receipt of LEED Silver certification 
status documentation the City of Ocean-
side would process and issue a rebate 
equal to 40% of the planning entitlement 
fees.  

“Green Development” Incentives   

Process 

Eligibility 
All development projects on properties 
within the Coast Highway Vision and Stra-
tegic Plan area which are certified by the 
US Green Building Council’s LEED at a 
“Silver” level or higher are eligible to re-
ceive a 40% discount on planning entitle-
ment processing fees.  
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your newsletter a personal 
touch. If your organization is 
small, you may want to list 
the names of all employees. 

If you have any prices of 
standard products or ser-
vices, you can include a listing 
of those here. You may want 
to refer your readers to any 
other forms of communication 
that you’ve created for your 
organization. 

You can also use this space to 
remind readers to mark their 
calendars for a regular 
event, such as a breakfast 
meeting for vendors every 
third Tuesday of the month, 
or a biannual charity auction. 

If space is available, this is a 

This story can fit 175-225 
words. 

If your newsletter is folded 
and mailed, this story will 
appear on the back. So, it’s a 
good idea to make it easy to 
read at a glance. 

A question and answer ses-
sion is a good way to quickly 
capture the attention of 
readers. You can either com-
pile questions that you’ve 
received since the last edition 
or you can summarize some 
generic questions that are 
frequently asked about your 
organization. 

A listing of names and titles 
of managers in your organi-
zation is a good way to give 

good place to insert a clip 
art image or some other 
graphic. 

B a c k  P a g e  S t o r y  H e a d l i n e  

Primary Business Address 
Your Address Line 2 
Your Address Line 3 
Your Address Line 4 

Phone: 555-555-5555 
Fax: 555-555-5555 
E-mail: someone@example.com 

We’re on the Web! 
example.com 

This would be a good place to insert a short paragraph about your organization. It might include 

the purpose of the organization, its mission, founding date, and a brief history. You could also in-

clude a brief list of the types of products, services, or programs your organization offers, the geo-

graphic area covered (for example, western U.S. or European markets), and a profile of the types 

of customers or members served.  

It would also be useful to include a contact name for readers who want more information about the 

organization. 

Caption describing pic-
ture or graphic. 

Your business tag line here. 

O r g a n i z a t i o n  

B U S I N E S S  N A M E  

For additional  information about Oceanside’s EDGE 
 please contact:  

 
City of Oceanside  

Development Services Department  
300 N. Coast Hwy 

Oceanside CA 92054 
760-435-3534 
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